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EXECUTIVE SUMMARY 


The Ministry of Government Services has assigned the Metropolitan 
Toronto Property Review the task of assessing the zoning status, 
marketability and disposal techniques for several of its larger, 


underdeveloped Metro area properties. 


The Property Review was asked first to make provision for Government 
office expansion, if and as required on any of the sites, second to 
generate significant amounts of new housing to help ease the Metro 
area’s shortage of housing, particularly affordable multiple family 
housing and third, to generate revenues, through land disposition, in 


order to accomplish other government objectives. 


This portion of the Metro Toronto Property Review research effort 
assesses the overall marketability of properties, severally and as a 
group, in terms of the expected current and future receptivity of the 
land market, current zoning and possibilities for rezoning, timing of 


development, anticipated pricing and the character of disposition. 


Value estimations have been arrived at through discussions with real 


estate brokers, municipal planners, property owners, and investors. 


The general finding of the research is that, in the form of these 
properties, the Government has a particularly attractive and marketable 
portfolio in its hands, in terms of its appeal to developers and 


investors, both now and_in the future. 
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The decision on whether, when and how to dispose of a given property is 
‘particularly difficult. Once a key parcel of urban or suburban Metro 
land is gone, it is most difficult to replace. In Metro Toronto, 
developable sites are especially hard to find, and increasingly 


expensive. 


The value estimations and development mechanisms suggested in this 
portion of the Metro Property Review are intended as guidelines for 


subsequent action, including decisions on disposition. 


The review was conducted during the first three quarters of 1987, in an 
atmosphere of business community confidence in the Ontario and Metro 
economies and in a period of overall shortage of good quality sites, 


whether for office, retail, industrial or residential development. 


The Province is in the fortunate position of owning some of the best 
development lands in Metro Toronto, including its properties at 145 
Queen Street West, 5000 Yonge Street, Ellesmere and McCowan, 


Armoury/Chestnut and East of Bay. 


Rapid transit and waterfront oriented sites have been particularly 
scarce and valuable. This places Government properties such as those 
in the downtown core, East of Bay, at 2195 Yonge, 5000 Yonge and 
McCowan/Ellesmere in an especially fortuitous and saleable position. 
Eventually, the 90 Harbour and East Bayfront sites could share in this 


demand. 
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Even those properties with restrictive zoning or expected opposition to 
densification, will be well received in the current land market. These 
properties would include the Lakeshore Psychiatric site, 


Falstaff/Keele, and East Bayfront. 


Several of the properties lend themselves well to assisting the 
Government in responding positively to the shortage of housing, 
particularly affordable housing. These sites would include East of 
Bay, 2195 Yonge, 5000 Yonge, Ellesmere and McCowan, Burnhamthorpe and 
Highway 427, Lakeshore Psychiatric, and 70 Lombard Street. 


Although Metro development sites are trading for record values, even 
further value appreciation is considered likely, given the pressure 
from the investment and development community for new sites, absorption 


levels for commercial space and housing, and the shortage of sites. 


The Government could not be faulted for deciding to retain property in 
an environment of value appreciation. Such a decision must be based on 
more comprehensive considerations, including the particular needs which 
resultant revenues can be directed towards, including the provision of 


much needed housing. 


In terms of Government objectives, particularly the generation of 
housing and land sales revenue, the next two years appear to offer a 
receptive environment in which to dispose of any of the properties 


under review. 
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METRO TORONTO LAND MARKET OVERVIEW 


At the time of the completion of this Review, in the third quarter of 
1987, the Metropolitan Toronto land market is showing record sale 
values for all types of developable land, including residential, 


commercial, industrial, mixed use, urban and suburban. 


These high values are being posted in an atmosphere of economic 
buoyancy, expectations for continued growth, and a shortage in the 


supply of land, particularly land capable of larger scale development. 


The shortage of developable sites is almost universal across 
Metropolitan Toronto, and is especially evident in the City of Toronto 
and in key, suburban nodal locations, conveniently located in respect 
of current development activity, public transit, the arterial road 
network and having the appropriate zoning or good prospects for 


upzoning. 


It appears likely that the value of well located, developable Metro 
area sites can only increase, given the clamour of investors and 
developers to acquire them. Many real estate brokers have standing 


orders to acquire sites, if and when they can find them. 


In hindsight, the Metro Toronto properties which the Provincial 
Government is considering disposing of were particularly well chosen 
when originally purchased. Almost all. can be described as 


exceptionally well located, in their local market contexts. 
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The Toronto area real estate market follows a cyclical pattern. At 
“some point, a stabilizing or downturn of values can be expected. A 
downturn is generally related to the international economy, and may be 


reinforced by an oversupply of newly built product on the local market. 


Until the end of the current cycle, and barring a recession, the values 
of the Provincial properties can be expected to hold at worst, and, 


more likely, to increase above the rate of inflation. 


The key questions facing the Government are whether to sell, what to 


sell, when to sell, and on what basis. 


Most of the Provincial sites offer relatively "clean", larger scale 
development opportunities, requiring no further land assembly, having 


generally favourable zoning, in excellent locations. 


On several of the sites, the Government can use a portion for its own 


purposes. 


If value appreciation were the Government’s only concern, a holding 
pattern might appear advisable, for many of the sites under study. 
However, such a policy would generate no revenue for other needs and no 


badly needed housing sites. 


The estimated market land values set out in this Review take into 


account the recent dramatic escalation in downtown and suburban site 
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values, aS well as developer and investor pressures for site 


acquisitions. 


They also reflect the likelihood of a developer obtaining a rezoning, 
on various sites. Occasionally, a private sector developer could be in 
a better position than the Province to pursue rezoning aggressively, 


with less concern for inter-governmental political considerations. 


Most land transactions in Metro Toronto are conducted on an outright 
sale basis. The limited local precedent for land lease transactions 
can significantly narrow the number of interested purchasers in any 
given property. For this reason, outright sale remains the most common 


and popular development mechanism. 


Amongst the most difficult sites to find in Metro Toronto are those 
suited for assisted housing, whether for singles, couples, families or 
seniors. Such sites are very difficult to create Preciaraiend assembly 
and rezoning, as they almost invariably face strong neighbourhood 
opposition. Moreover, assisted housing developers cannot compete 
economically for land which is also sought after for condominium 


housing development. 


Timing is an essential ingredient of success in real estate 
transactions. The prudent land vendor sells on the market upswing and 


takes advantage of scarcity and demand for weil located sites. 
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Most of the Provincial sites under review are ready for development. 
‘If they can be brought to market within the next year, a strong 
response from potential purchasers is quite possible, even for the 
larger properties. In these land holdings, the Province has the 


proverbial “embarrassment of riches". 


The ongoing and increasing strength of demand for developable land 
across Metro Toronto is due, in large part, to the successful 
decentralization of commercial and industrial growth, outside the City 
of Toronto. This, in turn, has been made possible by the extensions of 
the rapid transit network and continuing improvements to the arterial 
and highway road network. Metro’s decentralization policies are 


working, and have greatly added to the value of suburban sites. 


The Metro land market could hardly be better, than at present. 
Prospects for continuing demand for all forms of development land in 
1988 and 1989 also appear to be strong, although some over-building of 


the suburban office and industrial market is expected. 


Metro Toronto is, in reality, a series of localized markets, based on a 
platform of decentralized, nodal growth. This is best typified by the 
growth of the suburban "downtowns" at Yonge/Sheppard/Finch, Scarborough 
Town Centre, and, eventually, at Kipling and Bloor/Dundas. Although 
the Metro area is not exhibiting major population gains, the need for 
new commercial and_ residential accommodation appears to_ be 


accelerating, to meet the expansion requirements of the business 
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community and to re-accommodate area residents as their housing needs 


and lifestyles change. 


The competition between municipalities for urbanized growth has also 
generated further pressures on well located sites. Toronto’s 
aggressive real estate brokerage and development community has also 
been very successful in attracting foreign investment in land and 
property. The Toronto land market is characterized by the diversity of 
its investors, including those based locally, nationally, 
internationally, private companies, public companies, institutions, 


pension funds and syndicates. 


Currently, the downtown/midtown Toronto land market appears to be the 
most popular with investors and developers, followed by North Metro, 


West Metro and East Metro. 


The days of businesses relocating to the suburbs to achieve cheaper 
land prices and rents are shortening, as suburban development 
increasingly takes on the character of downtown development, with 
similar building space and quality standards, underground parking, and 
Similar construction costs. The gap between urban and suburban land 


costs, on a buildable foot basis, is lessening, as are realty taxes. 


Businesses and individuals seeking relief from high land prices and 
property taxes must now relocate outside the Metro borders, in the 
periphery Regions. For most users, the costs of developing and 


operating within Metro still outweigh outside moves. 
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OFFICE MARKET CONTEXT - CITY OF TORONTO AND SUBURBAN 


1. 90 HARBOUR STREET* 


This site is adjacent to the planned World Trade Centre. It should 
benefit from that development as office tenants gradually learn to 


accept the harbourfront as a prime commercial location. 


The forerunner in terms of commercial development south of the Gardiner 
Expressway, was Campeau with its Waterpark Place. Even though it lost 
money on the project, it is currently 98% leased and a second phase 
will soon be underway. Developers have learnt from the mistakes made 
by Campeau and now have a better idea of the price to pay for land 


considering the acceptable rental rates for the area. 


The most recent leases signed at Waterpark Place were at a rate of 
$19/sq.ft. net. The World Trade Centre is currently looking for 
tenants willing to pay $20-$22/sq.ft. net. 


The current controversy surrounding the central waterfront will inhibit 
developer interest in the site. However, it is probable that the 
present issues will eventually fade as they have in the past. In any 
case this specific parcel is neither a good residential site nor is it 


acceptable as park land. 


*Note: Properties are presented in the same order as the land value 


summary, ommitting those without commercial components. 
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Even though 90 Harbour has the advantage of being relatively close to 
‘the financial core, it will be competing with the eventual development 
of the railway lands. Due to the size of that project, it is possible 
that the value of 90 Harbour might be deflated as the former comes on- 


stream. 


At the same time, it is advisable for the Province to wait for the 
political situation at the Harbourfront to clear itself up. This will 
prevent developers from discounting the value of the site for the 


present uncertainty. 


5. 145 QUEEN STREET WEST 


As a desirable office location/address, 145 Queen is difficult to 
surpass. Development on the site should find a ready market, even in 
an over-built market. The prospect of over-building is very real, as 
developers typically are prone to respond to a cycle of strong office 
demand, such ae oden ce market, with more space than the market can 


absorb. 


During the first six months of 1987, just under 1 mall Joneses ial Go 107: 
office space came on stream within Toronto’s downtown financial core. 
As the absorption of office space has out-paced construction, the 
vacancy rate for the downtown market has declined to 6%, from its 1986 


year-end level of 8%. 
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It is estimated that, at present, there is less than 300,000 sq.ft. of 
office space available in the downtown office market. Since minimal 
new office space is to come on stream in the second half of 1987, the 


tight market situation is not expected to soften, in the short term. 


Due to its prime location, this site is less affected by variances in 
the vacancy rate. However, in order to maximize revenue from the sale 
of the land, the Province should take advantage of the relatively smal] 
number of projects expected to come on stream in the next 2-3 years, as 
well as the relatively low interest rates. Once interest rates start 
increasing, the economy will contract and there will be less demand for 


office space, while the cost of financing developments will increase. 


Downtown rental rates for Class A buildings range from $20-$36/sq.ft. 
net. The upper end of the range represents buildings such as First 
Canadian Place and Royal Bank Plaza. Due to the recent decline in 
vacancy rates, rental rates are expected to increase slightly in the 
short term. The rental rates anticipated for new developments entering 
the market in the late 80’s and early 90’s range from $25-$27/sq.ft. 


net. 


Tenant inducements (leasehold improvements, etc.) are equivalent to 
approximately 1.5 years’ worth of rent. The level of inducements 
depends on the size of the space occupied and the length and terms of 


the lease. 


Several projects, which could be considered competitive with an office 
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development at 145 Queen, are expected to begin construction within the 


“next three to five years. 


Zurich Insurance and Sun Life Insurance are planning to develop jointly 
400,000 sq.ft. of office space, at University and Adelaide (northwest 
side). This project is expected to begin in 1989-1990. Zurich 
Insurance will require 100,000 sq.ft. for its own use. The developers 


are asking for a rental rate of $27/sq.ft. net. 


Early in 1988, Rostland Corporation will start construction of 80,000 
sq.ft. of office space, at the southwest corner of University and Pear] 


Street. This project is 100% pre-leased. 


A numbered company, 592423 Ontario Ltd., owns the site at 444 
University (south of Dundas). The specific terms and the timing of a 
development on the site have not been set. However, there is the 


potential for 250,000-300,000 sq.ft. of office space, at this location. 


7. EAST OF BAY PROPERTIES 


In the past, the Bay/Wellesley area has never found particular favour 
with office developers or the private tenants they are accustomed to 
building for. It is seen as something of a nether-land, neither 
downtown or midtown. As such, it has not attracted much developer 
interest. However, this attitude is changing as developers are forced 


to look beyond the financial core for available land. This area will 
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never be prime for office development. However, given its lower land 
value and its proximity to King and Bay as well as Yonge and Bloor, it 


should be able to support office development. 


The market area bounded by Wellesley, Dundas, Queen’s Park, and Yonge 
Street saw little new office space development in 1986. This situation 


is not expected to change until, at the earliest, 1988. 


The overall office vacancy rate for the downtown north area, including 
the East of Bay market area, is 5%. However, the vacancy rate for 
Class-A offices is 1.4%. As a result of the low vacancy rate, a number 


of projects are planned for the area. 


The rental rates for this market area range between $14-$20/sq.ft. net. 
Developers are planning projects along Bay, between College and 
Gerrard, anticipate rents in the order of $19-$24/sq.ft. net. The 
tenant inducements now being offered are equivalent to approximately 


1.5 years’ worth of rent. 


There is a potential for the construction of over 2 million sq.ft. of 
office space, within the East of Bay market area, over the next 3-4 
years. The largest of the planned projects is Phase II of College 
Park, at Bay and College. This joint venture between London Life and 
the Bank of Commerce involves 557,000 sq.ft. of office space. The 
project is expected to start in early 1989 and the rental rate will be 
$22.50/sq.ft. net. 

Minto Construction Limited is planning to build a 360,000 sq.ft. office 
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tower at 655 Bay Street, at Elm. Minto is asking for $24/sq.ft. net. 
The project is still in the preliminary stages and construction is not 


expected to start before 1990-1991. 


H&R Properties will start construction of an 11 storey office tower at 
the northwest corner of Bay and Gerrard, in September. The total 
project will provide 228,000 sq.ft. of leasable space. The Ministry of 
The Attorney General has recently committed itself to a 10 year lease, 
at a rate of $19/sq.ft. net, for 8 storeys. The remainder of the space 
has been leased to other government agencies. This project is expected 


to be completed by late 1988. 


Finally, The Chelsea Inn owns a site adjacent to its hotel, at Bay and 
Gerrard (southeast corner). There is still a question as to whether an 
office tower or another hotel should be built on the site. There is a 
potential for up to 375,000 sq.ft. of office space and the rent would 
be around $24/sq.ft. net. 


8. 2195 YONGE STREET 

At one time, Yonge/Eglinton was the major alternative’ to 
downtown/midtown as an office location. This situation has changed, 
with the large scale commercial development in the new suburban sub- 


centres, including Yonge/York Mills, Yonge/Sheppard and Yonge/Finch. 


The Yonge/Eglinton market area has had relatively little office 
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construction in the past year, and that trend is not expected to change 
‘in the short term. The only new product to come on stream in the first 
half of 1987 was 70,000 sq.ft. at 40 Holly, and further east, 120,000 
sq.ft. at 245 Eglinton East. 


A potential office development at Eglinton Avenue and Duplex Avenue is 
proposed by Canada Square Corp. The project would involve 900,000 
sq.ft. of office space in addition to 300 condominium units. At 
present there is disagreement between the City Planning Department and 
the developer as to the density applicable to the site. An OMB hearing 


has been set in November to resolve the matter. 


The lack of new construction has reduced the local office vacancy rate 
to 6%. The rental rates for Class A office space in this area range 
between $16-$20/sq. ft. net. These rates are expected to remain stable 


within this market area. 


Tenant inducements in these buildings are, on average, equivalent to 
two years’ worth of rent. Typically, such inducements include tenant 
improvements, lease takeovers (whereby the landlord assumes the 


tenant’s old lease), and free rent for a number of months. 


The main attractions for office tenants in the Yonge/Eglinton market 
area include its proximity to the clerical, technical and managerial 
labour pool represented by the local residential communities, and the 
presence of the Yonge/Eglinton subway and bus station. The most 


important factor is likely the lower level of rents and higher level of 
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tenant inducements, in comparison to offerings in the downtown core. 


Considering the lack of new construction as well as the lack of vacant 
land in the area, the Province’s site wil] likely have only one 
competing project, namely the Canada Square proposal. If the Province 
decides to hold off selling its site, it is unlikely that the land will 


decrease in value, since little replacement product is expected. 


9. ELLESMERE/MCCOWAN 


There has been an increasing demand for office space east of the Don 
Valley Parkway/Highway 404. As in many other suburban markets the 
attraction for tenants is the lower land prices that translate into 
lower rents. As well, suburban office locations avoid the congestion 


of downtown commuting. 


The only recent major office development in this market area is the 
Consilium. The 670,000 first phase is 98% leased and a third phase 
which will involve 337,000 sq.ft. at a rental rate of $21-$23/sq.ft. 


net., is currently in the planning stage. 


Magnolia Builders Ltd. owns a site at Consilium Place and Progress 
Avenue, which is in the process of being rezoned from industrial use to 
commercial use. The developers expect to get approvals for 1.2-1.3 
million sq.ft., which will be either all office space or include a 


portion allocated to a hotel component. The project would come on 
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stream in 2 or 3 phases and would start once approvals are in place. 


Even though most of the recent boom in office development in "Metro 
East" has been along Highway 404, there is no question that sites along 
Highway 401, such as the Consilium and the Province’s site, can be just 
as competitive. Considering the strong demand for office space outside 
the downtown core and the present supply lag, the Province’s site 


should find a receptive market. 


Since there is relatively little competition planned, aside from the 
future phases of the Consilium and the Magnolia development, the 
present is a good time for the sale of the Province’s site. Once 
interest rates start to creep upward, developers will discount the 


price they are willing to pay for an available site. 


(12. HIGHWAY 427/BURNHAMTHORPE 


The "Metro West" area has experienced the most office construction of 
any other area in Metro Toronto. Even though vacancy rates are 
relatively high due to the lease up period of the many new projects, 


more projects are on the way. 


The prime attraction for businesses is the access to Highway 427 and 
the proximity to the Lester B. Pearson Airport. Rental rate are 


relatively low, ranging between $12/sq.ft. and $16/sq.ft. 
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Among the developments under construction is the Mississauga City 
Centre. Approximately 800,000 sq.ft. are expected to come on stream by 
the end of the year, and later phases are expected to equal that 


amount. 


York-Hannover is also involved in the area, developing 530 acres of 
land between Highway 401 and Eglinton Ave., west of Highway 427. The 
developers intend to build custom or multi-tenant offices on a purchase 
or lease basis. Given the size of the project, it is expected to be 


phased over the next 10-15 years. 


It is highly likely that this area will continue to grow at the present 
rate, as ever increasing land prices force more large tenants out of 
the downtown core. Therefore, the Province should not be in any rush 


to sell-off its land at this particular site. 
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FUTURE DOWNTOWN OFFICE COMPETITION - 1990 TO 2000 


There are several large parcels of land, inside and immediately outside 
the downtown core, which are presently vacant or under-developed. 
These sites represent a potential for over 15.5 million sq.ft. of 
office space coming on stream during the 1990’s. This does not include 
the smaller sites across the downtown area which, in the aggregate, 
could contribute significantly to the volume of new space, in the same 


period. 


Even though the Toronto office market has been characterized as being 
extremely tight, the development of these sites could cause a serious 
over-supply of office space. Furthermore, the timing of these projects 
could very well directly effect the viability of the Province’s 


downtown office development sites. 


Office space absorption in downtown Toronto for 1985 and 1986 was 1.94 
million sq.ft. and 2.17 million sq.ft., respectively. Therefore, the 
following large sites alone represent approximately 7 years’ worth of 


office space absorption, based on recent absorption rates. 


The largest of these land parcels is known as the "Railway Lands", 
owned by C.N. and several other companies. The site is bounded by 
Yonge, Bathurst, Front, and Lakeshore Boulevard. Proposals for the 
development of this land include up to 6 million sq.ft. of office 


space. The Railway Lands will be developed systematically throughout 
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the 1990's. 


The World Trade Centre, at Harbour and Yonge Streets, is a mixed-use 
development planned by York-Hannover, along with several partners. The 
office component will include 1.65 million sq.ft..-of. office space. 
Even though there are some financial and legal complications involved 
with the project, the development is expected to come on stream by 


1992-93. 


The vacant block bounded by Front, Simcoe, Wellington, and John, was 
bought by the Canadian Broadcasting Corporation in 1978, as the site 
For! + 1cs> Pnew pendataguea Plans include a 1.8 million sq.ft. 
"Broadcast Centre", as well as 1.8 million sq.ft. of office space, a 
hotel, a retail mall, and approximately 250 condominium units. The 
total project is valued at $550 million. Construction of the project 
was recently awarded to Cadillac paqevnens However, the first phase of 


development would probably not come on stream before 1991. 


Marathon Realty ee the vacant site adjacent to Roy Thomson Hall, at 
King and John Street. The development is presently being redesigned, 
although a plan including 1.17 million sq.ft. of office space has 
already been approved by the City. A date has not been set for the 


development of this site. 


Bell Canada Enterprise Development (BCED) will soon break ground on its 
project at Bay and Front. The first phase of development will include 


1.2 million sq.ft. of office space. Canada Trust is the lead tenant, 
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having leased 200,000 sq.ft. Phase II includes 800,000 sq.ft. of 
office space, planned for post-1992. 


Markborough Properties Limited is currently in the process of obtaining 
approval from the City, for a 1.5 million sq.ft. office complex to be 
built south of Simpson’s, on the two blocks bounded by Bay, Richmond, 
Yonge, and Adelaide. A 250,000 sq.ft. retail component is also part of 
the proposed project. Markborough expects to break ground by late 
1988. The first phase of the project is expected to come on stream by 


199): 


Cadillac-Fairview is planning a second office tower for the Eaton 
Centre. Construction of 1.5 million sq.ft. of office space is expected 
to begin in 1990, at the southeast corner of Bay and Dundas. The 


developer is anticipating a rental rate of $26/sq.ft. net. 


The Massey-Ferguson site, at King and Strachan, is currently being 
redeveloped. A commercial office component Ofale oo MinuiOnssGche cpr 
addition to 3.68 million sq.ft. of high-tech industrial space, is 
planned for the site. Negotiations are still underway with developers 
who would buy parts of the project or develop the site jointly with 
Massey-Ferguson. Development on this site should carry on through to 


the late-1990’s. 


Obviously, not all of this competition may materialize, or be brought 
on stream at the same time. However, the commercial development 


community has a history of cyclical development patterns, in which 


nble 


(t 


a ot ents re ae pe nite 8 i 
" baomiota” aw Dabruod 2isetd owe aid rio y2"0o: 
Yo dyeq’ oe is ar Yoanoqaos Teter Spe o00\0as aie: 
sisi a) druid Ssand of 23290K9. dquorodsye -Foptosg. bea 
vid nserse no emda of befoadxs 2f Jo0tang ong 0 a26nq dart, nae 


oe 


“Hoss ant. 10? “ewod ‘patt}o Gales & gninanbiq et wotvets tat ebb 
O97 35qx9 2 s9sq2 gah Re te’ a. pez aor Ft im c. : 10 nor sounsenad verdad of 
SAT,’ ,esbnud bis vs Fo “errs fanstiduae anit $s ,00RE ar _atgad’ ” 7 

: .J90 . 2%. p2\es2 ¥9 e384 fetian fi pntiegiatins at viet: | 


! 
Toa) 


y 


ston xltoerts ar anpnzewse bad ont4 36 otra oe “YS225n oat 
| nt :Ft pe nobitin CE, I to tnanoqgmos sotto Istovemuoa A ‘oeostanans 
fn) -358qe2 rice eubnt mosd-fola. Foo .FF. pe i0F th hn ‘Ba.£ o3 notstoee 
219g oTeveb Ayiw Yewtsb) ww TTrte os enot ists ops .eft2 afd +o? bausaile 4 il 
Atiw vfintot site ant qofsveb +o Soeloug ont +0 23764 yud Dito. ‘oe 
al dpuovis? no yes bluode site ztdd no Jnemqoteved nosis -yszzem 

| | | .2°OCC-atet ond 
iNgbierd 4d 10.) }eat Trtvodsm- yom nots tteqmos ztnd to The Jon chewatwag 
Inonigolsyab tstSiemmnds edd HavawoH omit? omse ‘odd ts neoyse 


trot Af ,aneiteg tnangoteveb feotToys %0 ikeeiy: s aa6 


periods of lower vacancy levels are followed by overproduction and 
‘escalating vacancy levels. The large scale of major developments 
planned in and around the downtown area, creates a propensity to 
overproduce, also on a large scale. Overproduction, depresses rent 
levels, raises the level of tenant inducements and can reduce land 


prices. 


An effective argument can be made for selling downtown office 
development land before the early 1990’s, while the supply/demand 
equation is relatively favorable to land values. If a deal cannot be 
struck by that time, it would most likely be preferable to hold off the 
sale of land until the next development cycle. Typically, the cycle of 
increasing interest rates coupled with a recessionary economy, takes 
about 5-7 years to reach a point where business begins an upswing once 


again. 
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METRO TORONTO PROPERTY REVIEW 


RETAIL MARKET CONTEXT 


1. 90 HARBOUR STREET 


Although the passing volumes of pedestrian and vehicular traffic would 
appear to be supportive, this is a marginal urban retail location. The 
site is caught in a curious back eddy of unfocused activity, a 
frustratingly short distance away from the main pedestrian flows to and 
from the waterfront. Its best retail flankage, York Street, lacks the 


pedestrian volumes of Bay Street. 


Although located close to Harbourfront, the site cannot effectively be 
considered as a waterfront project. The mainstream of Harbourfront 


activity flows to the south and west of the property. 


It does have several significant assets supportive of retail, including 
up to 700,000 square feet of office space (MTPR Scenario 2) and a 
potential linkage to the World Trade Centre, to the immediate east. 
The site’s exposure to passing automobile traffic is very good, 
although the character of this traffic is not in itself supportive of 
retail business, except for a limited amount of resultant impulse 


shopping, attracted by window displays. 


The site is exposed to more weekend pedestrian and vehicular traffic 
than is the case with sites in the downtown financial core. Its appeal 
for retailing is essentially at grade level only, focused primarily on 


York Street, unless a physical linkage can be made with the World Trade 
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Centre project. Such a linkage would create additional patronage for 
shops at 90 Harbour, but, in counterpoint would necessitate expanding 
its own office population to the adjoining World Trade Centre retail 


area. 


This is not a site for a conventional, traffic intensive retail 
component. It would appear better suited as showroom space and 
specialty/destination retail. It could, for example, serve well as a 
showroom for automobiles, with the service facility located in a lower 


rent location, such as East Bayfront. 


2. EAST BAYFRONT (LCBO AND OPP) 


By any standard of measurement, this is a weak retail area. It is 
outside current and projected traffic concentrations, for both 
pedestrians and automobiles. Moreover, the proposed Toronto Star 
office building and the proposed Computer Centre will not generate a 
sufficient worker population to support larger scale retail 
developments. Weekend business is likely to be all but non-existent in 
this location, well to the east of the Harbourfront activity area. The 
waterfront development focus is gravitating to the west. The appeal of 
Queen’s Quay as a retail address drops dramatically, to the east of 


Yonge Street. 


Nothing in the way of future development indicated for the East 
Bayfront area beyond Jarvis Street indicates any significant support 


for retail development. 
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“The nearby World Trade Centre will be largely self-contained, designed 
to internalize its own market for retail, from its office and 


condominium components. 


The connection of the East Bayfront area to the St. Lawrence 
residential community, is tenuous, at best. East Bayfront is a 
somewhat isolated pocket, a backwater poorly suited to the traffic 


generation necessary for profitable retail development. 


A combination of a Rare Wine Store, liquor store and beer store could 
provide the needed focal point for an automobile oriented retail 
facility and should be considered, if easily accessible and low cost 


parking can be associated with it. 


In balance, the ability to provide retail development on the site will 
have ittle or no impact on either its development potential, timing or 


sales value. 
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4. 70 LOMBARD STREET 


Mid-block retail on a lightly travelled street cannot create a strong 
urban retail presence. Neither Lombard or Richmond Street East can be 
considered as good retail addresses. The general area is known mainly 
for its restaurants and camera shops. However, the Lombard site is 1 
to 1-1/2 blocks out of the stream of traffic supporting the Queen and 
Church Street retail area. In the immediate area of the site, few 


buildings contain retail operations, other than service retail. 


Some commercial space could be provided on either or both of Lombard 
and Richmond Street frontages of the site, but attainable retail rents 
will contribute little to the profitability of a project. A retail 


component will not enhance property value. 


5. 145 QUEEN STREET WEST 


This site’s retail potential is largely related to the cost and 
practicality of linking it with the subway and underground shopping 


mall network. 
The site has some promise for grade level retail, although this is 
considered marginal. The grade level retail could take the form of 


restaurants, showrooms, gallerys or service retail. 


The site’s retail potential is assisted by the nearby Sheraton and 
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Westin Hotels. Still, however, the passing volume of pedestrian 
“traffic is not high enough to support most high rental retail 
businesses. Vehicular volumes around the site are excellent, as is its 
potential for show window exposure to both vehicular and transit 
traffic. The site should also experience better weekend traffic than 


do sites located within the financial core. 


However, its ultimate appeal as a retail location will be more related 
to its sub-grade potential, than to its at-grade potential. If the 
downtown underground mall network could extend through the site, 
linking the Queen Street subway station with the Westin Hotel and with 


the Sheraton Hotel, retail component could add value to the site. 


The office towers will substantially assist in supporting the at grade 
retail area, but the underground link to the mall system is essential 
for the success of sub-grade retail. Without this underground link, an 
underground retail component at the site would be both unworkable and 


unmarketable. 

7. e CAST OP BAY 

The Bay Street and Wellesley Street frontages of the East of Bay sites 
have limited retail potential, due to the relatively low volume of 


pedestrian traffic. 


However, the Yonge Street frontage has excellent retail potential, a 


potential which can greatly influence the value of the Yonge Street 
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properties. 


If the Yonge/Wellesley corner were not taken by the Opera Ballet, this 
would be a logical location for intensified retail development. If a 
decision were made to sell off the Yonge Street frontage, high land 
values would be attainable. However, these values do not extend 
further west along Wellesley Street or on Bay Street, notwithstanding 
the supportive presence of the Sutton Place Hotel and Queen’s Park. 
Only Yonge Street can generate the pedestrian volumes needed to support 


the rents necessary to support high land costs. 
8. 2195 YONGE STREET 


North Yonge has been a gold mine for both retailers and building 
owners. However, this booming, upscale market is highly localized, 
with retail activity and rents generally highest north of Eglinton and 
east of Yonge. South on Yonge, particularly between Eglinton and Manor 
Road, the strip is a backwater, with limited activity. South of Manor 
Road, the area’s popularity again increases, as it shifts from a 
transit orientation to a local market orientation, supplemented by on- 


street parking. 
Most pedestrian traffic at Yonge and Eglinton is headed to the north 
and east, as people move between the subway and the large-scale 


apartment community in the northeast quadrant. 


In the 2100 block, the east side attracts more pedestrian traffic than 
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does the Canada Square side. Canada Square is largely introspective 
and the TIC garage contributes nothing to street activity on the west 


side of Yonge. 


On balance, the retail component of the 2195 Yonge site will prove 
helpful in the sale of the property but is not likely to add a premium 


to the land price. 


9. ELLESMERE/MCCOWAN 


Suburban retail facilities are generally as successful as their 
accessibility by automobile. Most suburban shoppers continue to travel 
to shops and services by car, even at transit nodes such as Scarborough 


Town Centre and North York City Centre. 


Any new retail project must compete with the free parking provided at 


the regional malls and strip retail areas. 


Although the McCowan/Ellesmere site would appear to benefit from its 
proximity to the Scarborough Town Centre, its off-side location will 
not appeal to most shoppers, as it will necessitate a special trip. 
This trip will only be considered worthwhile if a major user or special 
character retailing is located in the project, with the drawing power 


needed to pull people beyond normal walking and convenience distance. 


Elsewhere in Metro, many retailers have thrived through feeding off 


regional mall traffic, by locating on nearby arteries. Lacking the 
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ability to attract the volume of shoppers in the malls, these 
“businesses generally depend for their success on cheaper premises and 


lower rents. 


At the Ellesmere/McCowan location, an adventuresome retail developer 
might try to compete with the Scarborough Town Centre. However, most 
experienced developers and retailers would not consider such a 


development unless rents were appropriately discounted. 
In balance, a retail component of this site could prove beneficial to 
marketing of the land, but would not likely add significantly to the 


attainable land value. 


10. 5000 YONGE STREET 


The North York City Centre is not yet functioning as a true downtown, 
particularly in terms of sidewalk activity. The area is still 
dominated by its previous automobile and transit orientation. The 
present office and apartment densities are not sufficiently high to 
support extensive additions to the retail in the area. The sidewalks 
generally lack animation and most retail takes the form of either 
conventional strip retail focused on the motorized shopper or 


underground retail, focused on the subway traveller. 


A retail development at 5000 Yonge could work both above and below 
grade, if it were tied to future development to the north and to 


Madison Centre to the south. Ideally, an underground network would 
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extend through the project, linking the Sheppard subway station to the 
Park Home subway station. This linkage would be all the more valuable 
if the Performing Arts Centre is developed, if the Board of Education 


property is re-developed. 


At street level, the retail component will also work reasonably well, 
although it is unlikely to attract the volume of traffic that an 


underground mall could. 


If the underground linkage were to end at 5000 Yonge, with no extension 
northward, the lack of through pedestrian traffic would greatly 


restrict the appeal of the subsurface retail area. 


A prudent developer would plan for an underground retail area but would 
not likely anticipate a significant net revenue, until such time as the 
underground network is completed. For this reason, the site at present 
is likely to be only marginally more valuable, because of its 


underground retail area potential. 


11. FALSTAFF/KEELE 


This site has very limited retail potential, because of its poor and 
somewhat dangerous vehicular access from Keele Street. GEES aie 
likely, the Keele Street intersection is closed, the roundabout access 
to the site from Keele Street would greatly reduce the appeal of a 
retail component and its land value. Beyond this, the site is not 


particularly well located to serve its residential neighbourhood, 
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either in terms of population density or centrality. Retail potential 


‘is not likely to stimulate the land value of this site. 


12. HWY 427/BURNHAMTHORPE 


This site has a fair potential for neighbourhood scaled retail 
development of an upscale character. The area is well served by 
regional retail faci ities through Sherway and Cloverdale Malls. It is 
also fairly well served by the neighbourhood plazas scattered through 
western Etobicoke. However, its almost direct access to 427 and to 
Burnhamthorpe enhance its potential for specialty retail, for users 


wanting the high profile site, such as family restaurants. 


A retail component will likely enhance the saleability of this 


property. 
13. LAKESHORE PSYCHIATRIC 


This site has ease potential for better quality strip retail 
development. The retail strip is presently in a state of transition, 
generally lacking in quality and consistency. A well-designed and 
well-merchandized retail operation would have difficulty attracting 


business, in this setting. 


A new, well designed and merchandized retail strip development would 
create a much stronger impression on consumers, and would likely 


attract a reasonably high quality of contemporary merchant. 
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This area of the Lakeshore is ready for an infusion of new retail 


activity, although the area’s population base is not expanding. 


Any retail business locating at this site must cater to the convenience 
of the motorist/shopper. This is not an area for walk-by trade, 
passing transit will not contribute significantly to the level of 
retail business. A larger strip retail component of the lakeshore site 


will prove to be readily saleable, and the larger, the better. 
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METRO TORONTO PROPERTY REVIEW 


RESIDENTIAL MARKET CONTEXT 


1. 90 HARBOUR STREET 


Waterfront housing sites have become the most sought after real estate 
commodity in Metro Toronto. Water oriented condominium projects have 
been virtual overnight sales successes. Although not a true waterfront 
site, Harbour Street can share in the effects of the clamour for sites 


and the resultant upward pressure on land prices. 


Water views are an essential ingredient of the popularity of waterfront 
condominiums. The 90 Harbour Street site provides an unobstructed 


window of the harbour, to the south, albeit a narrow range view. 


The site would likely justify land values somewhere between those 


currently being paid for waterfront sites and for downtown core sites. 


As a residential site, 90 Harbour would be something of an island, ina 
sea of predominantly commercial activity, laced with arterial roadways 
and the Gardiner Expressway. It is not considered an appropriate site 
for family housing or for seniors’ housing, because of the volume and 
high speed of passing traffic and the lack of residential community 


infrastructure. 


However, this is. an appropriate site for either luxury condominium or 


luxury rental housing, serving those people to whom downtown 
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convenience overrides the requisites of the more’ traditional 


residential neighbourhood context. 


Condominiums on this site will have a strong appeal to investors, who 
compose up to 70% of the downtown condominium market, and to corporate 
buyers. It offers an ideal walk to work capability, and will provide a 
relatively secure investment for people looking for long term value 


appreciation. 


Mixed-use development would also be acceptable on the site, inasmuch as 
the site is large enough to provide reasonably good separation between 
the residential and the commercial towers, for privacy and for 


identification of the condominium or rental component. 


The Province ‘can expect some criticism if the site is developed for 
housing. It may be perceived of as adding to Harbourfront’s density 
and congestion problems. In fact, the site is unlikely to contribute 
to the Queen’s Quay congestion problem, as the Lakeshore is relatively 


free flowing, on both sides of the site. 


The Province may be well advised to let the dust of the Harbourfront 
density and congestion controversy settle, before making application 


for residential development of the site. 
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2. EAST BAYFRONT (LLBO and OPP Properties) 


This is not a particularly desirable housing site. It is isolated from 
the mainstream of waterfront residential development activity, and is 


generally perceived as being part of an industrial area. 


The site would be particularly inappropriate for housing if the new 
Toronto Star printing plant is developed on the larger part of the 


property. 


The site has a weak connection to the St. Lawrence neighbourhood, with 
the Gardiner Expressway forming a major intimidating barrier to such 


linkage. 


The Avro Groups’ plans for the development of MT27, across Queen’s Quay 
from the site, remain uncertain. If this large scale project takes on 
a primarily residential character, it will provide some rationale for 
residential development on the westerly (i.e., LCBO) portion of the two 


Provincial sites. 


The huge Redpath Sugars plant facing the site remains the key obstacle 
to the logic of residential development on the East Bayfront site. The 
site will continue to be best suited to non-residential uses, unless 
and until Redpath moves. If the plant were demolished, clear views of 
the harbour would result. Such a move appears highly unlikely, 
however. The eastern (OPP) end of the site does provide excellent 


views of the harbour and the Toronto Islands. However, it is too 


= 
So 
ti 


lt 


he 
ie he 


i ~ i 


Da a ae oo 


5 res AS ae Pag io ees Re.) a a 
ee Jon ; oe as ac oe a oe se a i 
£7) me OUCe oe eS ‘as. , as 2 , Ba ‘ , 4 
: ot dieu a "* Ags Vanes 
A wa? GoD : eae io cia nt , 
A Sr, , ' 
Sy Pe eee tak meee 7 a : 
eit Wo ang ‘st ont ae ey 4 ~ a 
Yi : - a 7 eye i ; 7 7 a 
a i ; o ; : 
: A i i - _ ; 
F y 


4 os 
F ul u ay v, " ‘an net nm = = 7 ay at 4) etc 


-istw booted a sonsiwe.l ny Sill Poeiente ‘tsa ‘ shat evs = 


foe 03 vePriad’ estaabtal sat: “oui entinat onde ‘ea ot a 


Wie ; it 
= 


eeup 2 aban 220798 STH ‘9 tndagot seed of “07 site ‘quod én sit 
no aated tostovg: sle32 eorat ahi tI vale dyeanu ntsoot tte Sad mont 


na atanotssr Sine ebiverg tThw dF iitoetels rattnobtze1 ef bremtsach ry 
ow! anid tO nokiog. (6494 39, ) eae add no SrisuiqaTavab (stinsbtesy ity 
.2etts fatoniven4 Vie, 


stash yan adi zntamey atte oft putast tneta 246 OG diaabsh spur eat | 4 | 
ant a: tz mort yod tesd aay mo Joango Faved Istinabi est to otpef afy oF aes 
eesitw ,292u féetinabiesy- “fom ad be2tue deed ad sd suntinos lTtw site | 
‘to wat ¥ vsalo bade? foot ae tnsiq ond 7 .25ve0 dtsqbeA fiinw bis 
‘weit tade vlderd “zyeaqqe evo 5 dove tTv2e% bluew wodyved ans 
ins feaxa’ sbivorg #906 ett2 eft Jn bre (390), igi2s5 ent hihi . 
oot 2t tf neveuelt -ebnsTe! otnovl add bne wwodisd e4f %o ewely a 


remote for a housing site. 


The nearby World Trade Centre condominiums have been well received by 
the consuming public. Unfortunately, the one block of distance between 
the Provincial lands and the World Trade Centre is discontinuous, 
because of the No. 1 Yonge Street office building (Toronto 


Star/Bramalea). 


If residential development is to be considered on the combined LCBO/OPP 
site, it should be considered only at the western end, and only if the 


new Toronto Star printing plant development does not proceed. 


Although marginally better suited to families than 90 Harbour Street, 
this would not be an advisable site for either assisted family housing 
or for seniors housing. The Province could expect intense opposition 
from local industries if any plans for housing are announced for the 


site. 


If a portion of the site is to be used for housing, the site should be 
valued similar to City core housing values, but below waterfront 


values. 
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4. JO LOMBARD STREET 


On balance, this site is fairly well suited to urban residential 
development. There are significant apartment development precedents in 
the area, including the Market Square condominiums, the Berkeley 
condominiums at Adelaide and Church and the St. James Square 
condominiums at Adelaide and Jarvis. There is also a small condominium 
project immediately to the east of the subject property, on Lombard 
Street. An assisted rental program development is located to the south 


and east of the site, running between Lombard and Adelaide. 


Precedent developments notwithstanding, the area has a_ limited 
residential support infrastructure, lacking a grocery store, for 


example. 


Condominium developments are generally more successful when located 
away from other tall buildings, on corners, for the views, light 
penetration and identification which such sites can offer. However, 
downtown sites are in exceptionally short supply and a _ mid-block 
location such as this would be acceptable for either moderately priced 


condominiums or any form of assisted housing. 


The site is particularly well suited to cooperative housing and 


negotiations with a cooperative developer should be pursued. 


Residential development at this site should be non-controversial, 


although some opposition may be expected from buyers of the condominium 
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project next door to the site, some of whom have been assured by 
salespeople that the office of the Chief Elections Officer (70 Lombard) 


will remain in its present location. 
5. 145 QUEEN STREET WEST 


This is an excellent and prestigious downtown site for luxury housing, 
whether condominium or rental. The site is characterized by its high 
profile, excellent transit access, views over Osgoode Hall, proximity 


to the financial district and to City Hall. 


The Four Seasons and Westin Hotels provide a quasi-residential 
environment for housing on the site. Queen Street and University 


Avenue are both considered good, respected addresses. 


Condominiums developed on this site would attract a top dollar, 
equivalent to prices being obtained on the waterfront. However, 
condominiums cannot compete on an equal basis with commercial land, for 
land prices. Residential development on the 145 Queen Street site 
would likely constitute a serious underuse of the property, and 


ignoring attainable commercial real estate values. 


Mixed use residential/commercial development is a possibility on the 
site, but privacy could be difficult to provide for the condominium 
tower, unless a horizontally integrated structure were designed, 
similar to the Wellington condominium and office tower, at Wellington 


and Scott Street, opposite Berezy Park. 
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‘Developers have not responded well to the City’s call for mixed use 
development on downtown core sites. Generally, most developers would 
prefer that residential and commercial buildings be developed 
separately, with as much distance separation as possible. Vertical 
integration has not proven popular amongst developers, because of the 
marketing, legal, design and cost problems which it causes. Separate 


towers are much preferred. 


The City’s policies on density transfer are currently under review, but 
residential density rights are a valuable commodity downtown, if a 
recipient site can be found which is satisfactory to city planners and 


politicians. Such sites have become very difficult to locate. 


As a condominium site, 145 Queen would be very popular with owner- 
residents, with investors, with corporate users, with the legal and 


financial community and with international buyers. 
Potentially, this is one of the highest profile sites in the city. 


For this reason, residential development on the site would likely 
achieve little benefit for the Province, as its most likely form top 
luxury condominiums, would contribute little to solving the affordable 
housing crisis. On the other hand, to develop any form of social 
housing on this site would be to squander a particularly valuable piece 
of land and to deny the excellent full revenue potential of the site, 


derived from commercial uses. 
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6. ARMOURY/CHESTNUT 


Were it not the planned location of the courthouse facilities, this 
would be a very good housing site. A partially residential environment 
is taking shape in the area, with condominiums to the north, Cityhome 
to the northeast and the quasi-residential Holiday Inn to the east. 
The site is well supplied with community infrastructure, including 
hospitals, shopping facilities, (except for a grocery store), public 
transportation. It has excellent walk to work potential. The 
apartments could offer good views to the south, over Osgoode Hall, but 


would offer only obstructed views to the west, north and east. 


This would be a suitable site for any form of social housing and would 
likely prove politically acceptable. It would also provide an 
opportunity to further serve the ethnic market, particularly the 
Chinese community. Residential land values here would likely be 


similar to those on the East of Bay holdings. 
7. EAST OF BAY 


Each of the housing sites in the East of Bay land assembly has 
excellent potential as an urban lifestyle environment, as a 
contribution to community housing needs and for good community 
planning. The slated residential sites have midtown convenience, 
including great accessibility and transit access and first rate 


proximity to downtown jobs. 
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There are many recent and past precedents for residential development 
‘in the area, ranging from small suite and large suite condominiums, to 
a very large inventory of highrise rental apartments. The sites also 
have good community infrastructure, including the YMCA, Yonge Street 
shops and services, hospitals, the University of Toronto, and Queen’s 


Park itself. 


East of Bay is well suited to any form of new residential development, 


including seniors and assisted housing. 


The suitability of the area for raising young families is debatable, 
depending on attitudes towards the highrise environment for family 
rearing. The midtown and downtown markets for non-family 
accommodation, Both assisted and unassisted, have an almost insatiable 
need for more housing production. Hopefully, family housing can be 
provided elsewhere, in lower rise environments, closer to schools and 


on quieter streets. 


Bay Street has become a relatively prestigious address for housing, as 
evidenced by the condominium sales success stories at 1001 Bay, Polo 


Clubs I and II, 1166 Bay, and on Grenville Avenue. 


Midtown has become the second hottest condominium market in Metro, 


(following the waterfront). 


Residential development of the East of Bay sites should be politically 


and publicly advantageous, given their high visibility to the public 
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and expressed desires by the City of Toronto for more housing on the 


Provincial lands.. 
8. 2195 YONGE 


Yonge/Eglinton is the heart of the pulsing north Toronto community. 
This is a relatively smooth functioning, popular community, housed in a 
a wide variety of housing types and prices, appealing to all age 
groups, particularly to seniors, professional working couples and 


individuals. 


The area has an excellent community infrastructure, from shopping to 


schools to transportation to employment sources. 


North Toronto also has a dramatic shortage of buildable housing sites, 


in the face of one of the lowest community vacancy factors in the City. 


The 2195 Yonge Street site has the strong advantage of being located 
directly across Yonge Street from the subway station. This is one of 
the few areas of the City of Toronto where a vertical mixing of housing 
and offices has been successfully achieved (numbers 20 and 40 Holly 
Street). In the Yonge/Eglinton community as a whole, there is a good 
and working integration of residential and non-residential uses, in a 


comparatively compatible environment. 


There may be better sites than 2195 Yonge in terms of unobstructed 


views from apartment towers, privacy, quietness and separation of uses. 
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However, there are few better sites in terms of overal] desirability 


and convenience of location. 


North Toronto is characterized, in part, by a high degree of community 
loyalty. People would rather stay in the community than move, as their 
housing needs change. Many residents, particularly empty nesters, are 
over-housed and would welcome an opportunity to move to rental or 
condominium accommodation, after selling their family homes. However, 
no replacement housing is being offered to them in North Toronto. Such 


development is badly needed. 


9. ELLESMERE/McCOWAN 


This is a logical and highly desirable site for residential 
development, either in whole or in part. It would be equally suitable 


for sale or rental housing, assisted or unassisted, public or private. 


The proximity of the LRT and the Scarborough Town Centre are major 
assets, unequalled elsewhere in East Metro. The Town Centre area 
features a high quality of development, and has the makings of a well 
integrated, well performing City Centre. Mid- or high-rise views from 
the residential component of the Provincial site should be panoramic 


and the supportive community infrastructure is also favourable. 


The site is large enough to effectively mix condominium housing with 
assisted housing, such as seniors’ apartments without creating 


marketing problems for the condominiums. 
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‘Residential development on the site should also be well received 
politically, as good housing sites are very difficult to find in mid- 


Scarborough. 


The land value attributable to the residential component will be as 
high as any in the suburban Metropolitan area, with the exception of 


the Yonge/Sheppard/Finch corridor. 
10. 5000 YONGE STREET 


Builders are hard pressed to keep up with the demand for small] and mid 
sized condominium apartments in the Yonge Street corridor, from 
Sheppard to Finch. The accessibility of the area by transit and 
automobile sets it apart from any other part of North Metro. It has 
generally good infrastructure, including shops and_ services, 
transportation, government offices, community facilities, and schools. 
This is an et) nawscae location for empty nesters, retirees, seniors, 
singles, and childless couples. The Yonge/Sheppard node attracts 
people from beyond the usual 3 to 5 mile radius of influence 
experienced in most condominium projects, due to its centrality and 


convenience. 


The siting proposed by the MTPR, with the housing component moved to 
the western side of the property, will reinforce the residential 


environment and remove the possible nuisance to residents of Yonge 
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Street traffic noise. 


The location of the Performing Arts Centre on the property will also 
prove to be a marketing asset for the housing, in terms of the image of 
the development, its relatively low height and consequent limited 
impact on views, as well as the opportunity to enjoy and support live 


theatre. 


This is a fine location for any form of highrise housing, public or 


private, assisted or unassisted, sales or rental. 


The site is large enough for the companion office development proposed 
to exist in relative harmony with the residential component. The 
parking facilities provided for the commercial buildings and Performing 
Arts Centre could also provide parking for apartment visitors, although 


this will not likely be required. 


Residential land values in the Yonge and Sheppard area are the highest 
in suburban Metro, with the exception of the West Metro waterfront. 
Moreover, there are good long term prospects for residential land value 
appreciation, given the unique characteristics of the City Centre area 


and the shortage of multiple housing sites in North York. 
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11. FALSTAFF/KEELE 


This is a logical site for primarily low density residential 
development, compatible with the adjoining neighbourhood. It would 
appear to be most appropriate that the property be developed as single 


family lots, and sold to house builders. 


Some consideration should also be given to developing a portion of the 
site as seniors’ housing, with an emphasis on serving the surrounding 
ethnic communities. However, as shopping facilities in the area are in 
short supply, the site may be better suited to seniors’ housing 


providing health care and full services. 


Development of the site for highrise condominiums or rental apartments 
would not likely be advisable, in anticipation of strong community 


opposition to such a form of development. 


12. HWY 427/BURNHAMTHORPE 


This site should be developed either on an all-residential basis, or 
for mixed residential and commercial uses. There is ample precedent 
for both forms of development along the Hwy 427 corridor, and both have 


proven to be successful. 


The most marketable form of residential development for the site would 
likely be condominiums, in light of the shortage of apartment sites in 


Etobicoke and the need for trade-over housing for residents in the 
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area. 


The site is large enough to accommodate both residential and commercial 
uses, with good separation between. This is not the best site for 
prestigious, high priced condominiums. Rather developers would likely 


market smaller, mid priced condominiums, for the broader market at this 


highway side location. 


Such ownership housing should be politically acceptable to Etobicoke, 
where many existing residents have a paranoic fear of assisted housing 


being developed in their neighbourhoods. 


This would also be a good site for quality rental accommodation, which 


is in particularly short supply in central Etobicoke. 
13. LAKESHORE PSYCHIATRIC 


There can be no disputing the logic of residential development on this 
seriously underused site. Were it not for anticipated resident 
opposition, this could be the site for several thousand units of 
housing. However, appreciating community and political objectives the 
MTPR is suggesting a maximum of 1200 units, (MTPR II scenario), leaving 


most of the site open, as parkland. 


Ideally, the water’s edge of the property would have been the site of 
highrise development, similar to that proposed for the Lakeshore motel 


strip, and at Harbourfront. 
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The community is well supplied with established infrastructure, 
including retail, institutional, job sources, arterial roadways and 


public transit, and provides a solid, mature residential community 


environment. 


The area is particularly well suited for assisted housing, although the 
community is unfortunately most reluctant to accept any form of public 


housing, with the possible exception of seniors’ housing. 


Land values for residential uses on the property are and will remain, 


relatively high, particularly for buildings providing waterfront views. 
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SITE #1 90 HARBOUR STREET 


I. CURRENT ZONING SCENARIO 


1. Site Data 


Site area - 2.49 acres (108,290 sq.ft.) 


FSI of development scheme = 3.0 X 


2. Land Uses and Land Value Estimates 


Index 
Commercial office building 324,870 sq.ft. $50/sq.ft. 
Demolition | 166,000 sq.ft. SeS/isq Gt. 


3. Estimated Total Land Value 


MTPR September, 1987 


Land Value 
$16,243,500 


($ 830,000) 


$15,413,500 
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SITE #1] 90 HARBOUR STREET 


II. MTPR (A) SCENARIO - MIXED USE 


1. Site Data 


Sive-area - 2.49 acres (108,290 sq.ft.) 


FSI of development scheme = 6.93 X 


2. Land Uses and Land Value Estimates 


Index 
Commercial office building 485,000 sq.ft. $50/sq.ft. 
Retail 90,000 sq.ft. $50/sq.ft. 
Condominiums (1000 gr.sq.ft./unit) 215 units $40,000/unit 
Total development 750,000 sq.ft. 
Demolition 166,000 sq.ft. $25) Sant 


3. Estimated Total Land Value 


Land Value 
$24,250,000 
$ 2,500,000 


$ 8,600,000 


($ 830,000) 


34,520,000 


Note: The MTPR (A) Scenario is consistent with the density achieved on neighbouring 
sites and therefore is assumed to represent the market value of the land. 
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SITE #1 90 HARBOUR STREET 


III. MTPR (B) SCENARIO - ALL COMMERCIAL 


1. Site Data 


Site area - 2.49 acres (108,290 sq. 


FSI of development scheme = 6.93 X 


TL) 


-. Land Uses and Land Value Estimates 


Commercial office building (A) 
Commercial office building (B) 
Retail 


Total development 


Demolition 


3. Estimated Total Land Value 


MTPR September, 1987 


400,000 sq.ft. 
300,000 sq.ft. 
50,000 sare. 


750,000 sq.ft. 


166,000 sq.ft. 


Index 


$50/sq.ft. 
$50/sq.ft. 
$50/sq. ft. 


$55/sa.fte 


Land Value 
$20,000,000 
$15,000,000 
oP UU 000 


($ 830,000) 


36,670,000 
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SITE #2 EAST BAYFRONT - LCBO PROPERTIES 
I. CURRENT ZONING SCENARIO 


1. Site Data 


Site area - 11.4 acres (496,584 sq.ft.) 
FSI of current zoning = 12 X (industrial use) 


2. Land Uses and Land Value Estimates 


Land Value Index 
Quasi-comm. 469,584 sq.ft. of land $75/sq.ft. of land 


LCBO offices 66,000 net leasable sq.ft. $130/sq.ft. 


Demolition 419,600 sq.ft. $..5/Sa0.1L. 


3. Estimated Total Land Value 


Land Value 
$35,218,800 


$ 8,580,000 


($ 2,098,000) 


41,700,800 


Notes: The estimated market value of the land is based on this scenario. 


The LCBO offices are assumed to have an efficiency of 75%, therefore 


the 88,000 gross sq.ft. result in 66,000 net leasable sq.ft. 


Based on a footprint of 22,000 sq.ft., it is assumed that the 


office building uses 27,000 sq.ft. of land. 


The current zoning scenario is in accordance with 
expected interim control by-law. 


MTPR September, 1987 
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SITE #3 EAST BAYFRONT - OPP PROPERTIES 


I. CURRENT ZONING SCENARIO 


1. Site Data 
Sate. area. - 4.21 vacres.-( 178,596usqufts) 


FSI of current zoning = 12 X (industrial use) 


2. Land Uses and Land Value Estimates 


Index Land Value 
Quasi-comm. 178-596;saq_ft. of Land) $/5/sa.st~ of, Land $13,394,700 
Demolition 88,350 sq.ft. $ 5/sq.ft. ($ 441,750) 
3. Estimated Total Land Value $12,952,950 
Combined Estimated Value of East Bayfront Sites $54,653,750 


Notes: The estimated market value of the land is based on this scenario. 
The current zoning scenario is in accordance with 


the expected interim control by-law. 
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SITE. #2 EAST BAYFRONT - LCBO PROPERTIES 


II]. MTPR SCENARIO (B2) - TORSTAR/QUASI-COMMERCIAL 


1. Site Data 


Site area - 11.4 acres (496,584 sq.ft.) 


FSI of current zoning = 12 X (industrial use) 


2. Land Uses and Land Value Estimates 


Land Value Index Land Value 
Torstar plant 496,584 sq.ft. $12/sq.ft.of land $ 5,959,000 
Demolition 507,600 sq.ft. S55/sacct. ($3 25538,000) 
3. Total Land Value $ 3,421,000 


MTPR September, 1987 
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SITE #3. EAST _BAYFRONT - OPP PROPERTIES 


I]. MTPR SCENARIO (B2) - TORSTAR/QUASI-COMMERCIAL 


1. Site Data 


Site area - 4.1 acres (178,596 sq.ft.) 


FSI of current zoning = 12 X (industrial use) 


2. Land Uses and Land Value Estimates 


Index 
Torstar plant 178,596 sq.ft. $12/sq.ft. of land 
Quasi-comm. 1,000,000 sq.ft. $2O/SGatt. 
Demolition 88,350 sq.ft. $35/SQ5Tt. 


3. Estimated Total Land Value 


Combined Estimated Value of East Bayfront Sites 


Note: The value of the quasi-commercial space is 
based on air-rights and not land rights. 


MTPR September, 1987 


Land Value 
Seer aol oe 


$20,000,000 


($ 441,750) 


$21,701,402 


25,122,402 
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Robarts Library 


DUE DATE: 


Mar. 7, 1995 


Fines 50¢ per day 


For Touch Tone 
telephone renewals 
call 971-2400 
Hours: 
Mon. to Fri. 8:30 am to midnight 
Saturday 9 am to 10 pm 
Sunday 1pm to 10 pm 


For telephone renewals 
call 978-8450 
Hours: 

Mon. to Thurs. 9 am to 9 pm 
Fri. & Sat. 9 amto 5 pm 
Sunday 1pm to 5pm 


Robarts Library 
Tours 


Information Desk, 1st floor 
An introduction to the layout and 
key services 
Length: 50 minutes 
January 12 — March 16 
Thursdays 1:10 pm 


SITE #4 70 LOMBARD STREET 


I. CURRENT OFFICIAL PLAN SCENARIO 


1. Site Data 


Site area - .54 acres (23,479 sq.ft.) 


FSI of development scheme = 4.0 X 


2. Land Uses and Land Value Estimates 


Condominiums (1000 gr.sq.ft./unit) 7S UNtCS 


Demolition 255.000 *Sqatt, 


3. Estimated Total Land Value 


Note: The estimated current market value of the property is based on this scenario. 


MTPR September, 1987 


Index 


$30,000/unit 


Se5/ saat. 


Land Value 


$ 2,250,000 


($ 125,000) 


2,125,000 
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SITE #4 70 LOMBARD STREET 


II. MTPR (A) - CURRENT OFFICIAL PLAN SCENARIO 


1. Site Data 


Site area - .54 acres (23,479 sq.ft.) 


FSI of development scheme = 4.0 X 


2. Land Uses and Land Value Estimates 


Coop Apartments (920 gross sq.ft./unit) 102 units 


Demolition 25,000 sq.ft. 


3. Estimated Total Land Value 


III. MTPR _(B) - AMENDED OFFICIAL PLAN SCENARIO 


1. Site Data 


FSI of development scheme = 5.0 X 


2. Land Uses and Land Value Estimates 


ET 


Coop apartments (920 gross sq.ft./unit) 126 units 


Demolition 25,000 sq.ft. 


3. Estimated Total Land Value 


MTPR September, 1987 


Index 
$12,000/unit 


$..5/sq.ft. 


Index 
$12,000/unit 


$.0/5q-1¢. 


Land Value 
$ 1,224,000 


($ 125,000) 


$ 1,099,000 


Land Value 
1,512,000 


($ 125,000) 


1,387,000 
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SITE #5 145 QUEEN STREET WEST 


I. CURRENT ZONING SCENARIO 


1. Site Data 
Site area - 1.75 acres (76,230 sq.ft.) 


FSI of development scheme = 12.0 X 


2. Land Uses and Land Value Estimates 


Index Land Value 
Commercial space 610,000 sq.ft. $90/sq.ft. $54,900,000 
Condominium (1000 gr.sq.ft./unit) 283 units $45,000/unit $12,735,000 
Total development 915,000 sq.ft. 
Demolition cost B5,000msaatce S757 SG. tts) 4S 9 425,000) 
3. Estimated Total Land Value $67,215,000 


Note: The estimated market value of the land is based on this scenario. 


MTPR September, 1987 
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Srreero 145 QUEEN STREET WEST 


II. MTPR (A) SCENARIO 


1. Site Data 


Site area - 1.75 acres (76,230 sq.ft.) 


FSI of development scheme 


14.0 X 


2. Land Uses and Land Value Estimates 


Commercial 

Commercial office building 
Government office building 
Ground floor retail 


Total development 


Demolition cost 


3. Estimated Total Land Value 


515,000, sda tt. 
500,000 sq.ft. 
50,000 sq.ft. 


] 0657000 sq: ft: 


85,000 sq.ft. 


Land Value 
Index 
$90/sq.ft. 
$90/sq.ft. 
$90/sq.ft. 


Se5/ Sarit. 


Estimated land value net of government office building 


MTPR September, 1987 


Land Value 
$46,350,000 
$45,000,000 
$ 4,500,000 


($ 425,000) 


95,425,000 


50,425,000 
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SITEx#5 145 QUEEN STREET WEST 


III. MTPR (B) SCENARIO - (INCLUDING A,B,C’S 


1. Site Data 
Site area - 1.75 acres (76,230 sq.ft.) 


FSI of development scheme = 14.0 X 


2. Land Uses and Land Value Estimates 


Commercial 


Commercial office building 435.000. sq fi. 
Government office building 430,000 sq.ft. 
Ground floor retail Sie OCs qeatte 


Agencies, Boards, and Commissions 150,000 sq.ft. 


Total development | ] 065), 000. say ft. 
Demolition cost C5. 000usdent: 


3. Estimated Total Land Value 


Index 


$90/sq.ft. 
$90/sq.ft. 
$90/sq.ft. 


$90/sq.ft. 


Sio/ sq.ft. 


Estimated land value, net of government offices and "ABC’s" 


MTPR September, 1987 


Land Value 
$39,150,000 
$38,700,000 
$ 4,500,000 


$13,500,000 


($ 425,000) 


$95,425,000 


43,225,000 
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SITE #5 145 QUEEN STREET WEST 


IV. MTPR (C) - "FALL-BACK" SCENARIO 


l. Site Data 


site area = T./5 acres (76,230°sq.ft.) 


FSI of development scheme = 12.0 X 


2. Land Uses and Land Value Estimates 


Commercial Land Value 

Index Land Value 
Commercial office building 435,000 sq.ft. $90/sq.ft. $39,150,000 
Government office building 430,000 sq.ft. $90/sq.ft. $38,700,000 
Ground floor retail | 50,000 sq.ft. $90/sq.ft. $ 4,500,000 
Total development 915,000 sq.ft. 
Demolition cost 85,000 sq.ft. $35/S0-4U5 0 $..- 425.000) 
3. Estimated Total Land Value | $81,925,000 
Estimated land value net of government office building 43,225,000 


MTPR September, 1987 
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SITE #6 ARMOURY /CHESTNUT 


I. CURRENT ZONING SCENARIO 
1. Site Data 


Site area - 1.64 acres (71,265 sq.ft.) 
FSI of development scheme = 7.8 X 


2. Land Uses and Value Estimates 


Commercial office building 320,000 sq.ft. $60/sq.ft. $19,200,000 
Condominiums (1000 gr.sq.ft./unit) 235 units $35,000/unit $ 8,225,000 


Total development 555.000 sa@stt. 
3. Estimated Total Land Value $27,425,000 


Note: The estimated market value of the land is based on this scenario. 


II. MTPR SCENARIO 

1. Site Data 

Pol Oke ie pe scheme = 8.84 X 
2. Land Use 


81 courtroom and ancillary facilities - 630,000 sq.ft. $27,425,000 


Note: This is a token value which represents the opportunity cost of the Courthouse 


MTPR September, 1987 
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SITE #7 


I. CURRENT ZONING SCENARIO 


EAST OF BAY 


1. Site Data 


Each block is valued according to its specific zoning. 


2. Land Use and Land Value Estimates 


Block #1 
Block #2 
SUBS 
Block #4 
Block #5 


Block #6 


Demolition 


3. Estimated Total Land Value 


Note: All condominium units are 1000 gross sq.ft./unit. 


Condominium 


Condominium 


Condominium 


Condominium 


Condominium 


Condominium 


Office building 
Yonge St. properties 
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1] units 


72, unets 


228 units 


72 units 


27 units 


129 units 


134,000 sq.ft. 
85 ft. frontage 


1S8yso0esaedc. 


$40,000/unit 


$40,000/unit 


$40,000/unit 


$40,000/unit 


$40,000/unit 


$40,000/unit 
$60/sq.ft. 
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SITE #7 EAST OF BAY 


II. MTPR (A) SCENARIO 


1. Site Data 


Site area - 6.38 acres (277,910 sq.ft.) 


Residential density (FSI) calculated based on 


existing property sites = 7.80 X (excluding Block #6) 


2. Land Uses and Estimated Land Values 
Block #1 


Coop (CHF) (920 gr.sq. ft. /unit) 157 units 
Const. cost of Credit Union space 19,000 sq.ft. 


Net estimated land value 

Block #2 

Non-profit (Singles) 95 units 
Block #3 

Condominium (1000 gr.sq.ft./unit) 228 units 
or 

Rental (920 gr.sq.ft./unit) 248 units 


Block #4 


Condominium (1000 gr.sq.ft./unit) 378 units 


Index 


$12,000/unit 
$50/sq. ft. 


$12,000/unit 


$40,000/unit 


$20,000/unit 


$40,000/unit 


Land Value 


$ 1,884,000 


($_ 950,000) 


$ 934,000 


$ 1,140,000 


$ 9,120,000 


$ 4,960,000 


$15,120,000 
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Block #5 
Cityhome (920 gr.sq.ft./unit) 154 units 
Block #6 


Ballet/Opera 
Commercial office building 200, 000csSqgoht. 


Alternative for Ballet/Opera portion of block : 


Condominium (1000 gr.sq.ft./unit) 400 units 
Seniors apts (800 gr.sq.ft./unit) 180 units 
Sale of Yonge St. properties 85 ft. frontage 


Estimated total value of alternative use 
Demolition cost 138, 800ts anfit:: 


3. Estimated Total Land Value 
With the Ballet/Opera : 


Assuming Block #3 residential is condominium 
Assuming Block #3 residential is rental 


$12,000/unit 


$60/sq.ft. 


$40,000/unit 
$12,000/unit 


$80,000/ft.frt. 


$ 5/sq.ft. 


With alternative use of Ballet/Opera portion of the site : 


Assuming Block #3 residential is condominium 
Assuming Block #3 residential is rental 
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$ 1,848,000 


$30,000,000 


$16,000,000 
$ 2,160,000 
$ 6,800,000 


$24,960,000 


($ 694,000) 


$57,468,000 
$53,308,000 


82,428,000 
78,268,000 
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SITE #7 EAST OF BAY 


III. MTPR _(B) SCENARIO 


1. Site Data 
SiLesaneds- 16438 sacnes 4(277,910nsqaft. } 


Residential density (FSI) calculated based on 
existing property sites = 7.08 X (excluding Block #6) 


2. Land Uses and Estimated Land Values 


Index 
Block #1] 


Coop (CHF) (920 gr.sq.ft./unit) 190 units $12,000/sq. ft. 


Const. cost of Credit Union space 19,000 sq.ft. $50/sq.ft. 


Net estimated land value 


Block #2 
Non-profit (Singles) 95 units $12,000/unit 
Block #3 
Coop generic 920 gr.sq.ft./unit 260 units $12,000/unit 
Block #4 
Condominium (1000 gr.sq.ft./unit) 240 units $40,000/unit 


Land Value 


$ 2,280,000 
($950,000) 


> 1,350;000 


$ 1,140,000 


o, 351207000 


$ 9,600,000 
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Block #5 


Cityhome (920 gr.sq.ft./unit) 150 units $12,000/unit $ 1,800 
Block #6 

Public park 1.2 acres -- -- 
Ballet/Opera -- -- 
Commercial office building 500,000 sq.ft. $60/sq.ft. $30,000 


Alternative for "public-use" (park and Ballet/Opera) portion of block : 


,000 


, 000 


Condominium (1000 gr.sq.ft./unit) 400 units $40,000/unit $16,000,000 
Seniors apts (800 gr.sq.ft./unit) 180 units $12,000/unit $ 2,160,000 
Sale of Yonge St. properties 85 ft. frontage $80,000/ft.frt. $ 6,800,000 
Estimated total value of alternative use $24,960,000 
Demolition cost 178,800 sq.ft. SeoySd.itcs ($ 694,000) 


3. Estimated Total Land Value 


With Ballet/Opera and public park $46,296,000 
With alternative use of Ballet/Opera portion of the site $71,256,000 
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SITE #7 ___EAST OF BAY 


IV. PRIVATE SECTOR REZONING SCENARIO 


1: Site.Data 


Each block is valued according to an achievable density of 7.8 X 


2. Land Use and Land Value Estimates 


Block #1 Condominium 57 units $40,000/unit $ 2,280,000 
Block #2 Condominium 72°UunicS $40,000/unit $ 2,880,000 
Block #3 Condominium 228 units $40,000/unit $ 9,120,000 
Block #4 Condominium 378 units $40,000/unit $15,120,000 
Block #5 Condominium 141 units $40,000/unit $ 5,640,000 
Block #6 | Condominium 545 units $40,000/unit $21,800,000 

Office building 500,000 sq.ft. $60/sq.ft. $30,000,000 

Yonge St. properties 85 ft. frontage $80,000/fr.frt. $ 6,800,000 
Demolition 138,800 sq.ft. S5/SOatL. ($ 694,000) 
3. Estimated Total Land Value $92,946,000 


Notes: This scenario reflects the density achieved by neighbouring 
developments and therefore reflects the market value of the land. 


All condominium units are 1000 gr.sq.ft./unit. 


MTPR September, 1987 


nble 


tw 


000 ,.08S.S°% SNL NOOR, One 
060 | 000,52 ante LS ae 
“ O60 Del B2 | She \008 GO? 


Soo Oger” shw\O00,008 


“90000812 2 tpnu\O00, 00% 
000,008, 182 PMUAOO, OM 


00,000. OF2 ed payont 
O01 08,82, vt yP\G00, 082 


(000,eR8" | ap pele ee 


00. 829 SOe 


esta St sytednobaed 
etinn BSS” uf niwebned 
atin BTL mut ntmobsrod 
etre Tl avin imobend 
atin ut ntmobead 
“PY pz 000, 008 entbitud anhtto | 
onsinoNy 2Y 2 zatdreqotq .22 epnoy _ 


#.n2 008, 


a tw id: (Ws 


eer 4; Medd 


seul suet te:aT patent s23 £: - 


paiinveddptan yd bevetdos utienet ois ziositet otvanes2 Zia :anton a 


sbnal at) to aulay 


sasvem edd eSonT ta evotsred? bns ztnamqoleveb 


srr sdt 92. 7 0001 si 23tnw wutnt@obnos: tta | i 


SITE #7 ___ EAST OF BAY 


V. CITY OF TORONTO PLANNING DEPARTMENT SCENARIO 


1. Site Data 


Bitesdred*=S6738 acres (277,910?squ¥t.) 


Residential density (FSI) calculated based on 


existing property sites = 6.68 X (excluding Block #6) 


2. Land Uses and Estimated Land Values 


Block #1 


Coop (CHF) (920 gr.sq.ft./unit) 152 units 
Const. cost of Credit Union space 19,000 sq.ft. 


Net estimated land value 


Block #2 
Non-profit (Singles) 65 units 
Block #3 
Rental (920 gr.sq.ft./unit) 360 units 
Block #4 


Condominium (1000 gr.sq.ft./unit) 180 units 


Index 


$12,000/unit 
$50/sq.ft. 


$12,000/unit 


$15,000/unit 


$40,000/unit 


Land Value 


$ 1,824,000 
($ 950,000) 


$ 874,000 


$ 780,000 


$ 5,400,000 


$ 7,200,000 
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Block #5 

See (920 gr.sq.ft./unit) 
Block #6 

Public park 


Ballet/Opera 
Office building 


Demolition cost 


3. Estimated Total Land Value 


MTPR September, 1987 


100 units 


1.4 acres 


500,000 sq.ft. 


138,800 sq.ft. 


$12,000/unit 


$507 sq.ft. 


S75/sq-ft. 


$ 1,200,000 


$25,000,000 
($ 694,000) 


$39,760,000 
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SITE #8 2195 YONGE STREET 


I. CURRENT ZONING SCENARIO 


1. Site Data 


yitesareg = 1:92 acres (83,722 sq.ft.) 
FSI of development scheme = 5.00 X 


2. Land Uses and Estimated Land Values 


Index 
Commercial office building 320,000 sq.ft. $50/saq.ft. 
Ground floor retail 20,000 sq.ft. $50/sq.ft. 


Total commercial development 340,000 sq.ft. 
Condominiums (1000 gr.sq.ft./unit) 46 units $30,000/unit 


Demolition cost 156,000 sq.ft. $°5/sq.ft. 

3. Estimated Total Land Value 

Notes: The market value of the land is based on this scenario. 
The Provincial Government will be a tenant in the proposed 


development, leasing 35,000 sq.ft. of office space. 
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Land Value 
$16,000,000 
$ 1,000,000 
$17,000,000 


$ 1,380,000 


($ 780,000) 


$17,600,000 
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SITE #8 2195 YONGE STREET 


II. MTPR (A) SCENARIO 


1. Site Data 


sivewarea + 92 acres ((83,/722 sq. Jft.)) 


FSI of development scheme = 5.00 X 


2. Land Uses and Estimated Land Values 


a a nl 


Index 
Commercial office building 320,000 ‘sq. Ft. $50/sq.ft. 
Ground floor retail 20,000 sq.ft. $90/sSq. ft. 


Total commercial development 340,000 sq.ft. 
Seniors’ housing (800 gr.sq.ft./unit) 125 units $12,000/unit 


Demolition cost 156,000 sq.ft. $.5/sq. ft: 


3. Estimated Total Land Value 


Note: The Provincial Government will be a tenant in the proposed 
development, leasing 35,000 sq.ft. of office space. 
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Land Value 
$16,000,000 
$ 1,000,000 
$17,000,000 


$ 1,500,000 


($ 780,000) 
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SITE #8 2195 YONGE STREET 


III. MTPR (B) - REZONING SCENARIO 


1. Site Data 


Site area - 1.92 acres (83,722 sq.ft.) 
FSI of development scheme = 6.00 X 


2. Land Uses and Estimated Land Values 


Index 
Commercial office building 320, 000csq. ft. $50/7.sq.Tt. 
Ground floor retail 20,000 sq.ft. $50/sq.ft. 


Total commercial development 340,000 sq.ft. 


Seniors’ housing (800 gr.sq.ft./unit) 250 units $12,000/unit 


Demolition cost 156,000 sq.ft. Se osaef i: 


3. Estimated Total Land Value 


Note: The Provincial Government will be a tenant in the proposed 


development, leasing 35,000 sq.ft. of office space. 


MTPR September, 1987 


Land Value 
$16,000,000 
$ 1,000,000 
$17,000,000 


$ 3,000,000 


($ 780,000) 


19,220,000 
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SITE #9 ELLESMERE/McCCOWAN 


I. CURRENT ZONING SCENARIO 


1. Site Data 


Site area - 9.0 acres (392,040 sq.ft.) 


2. Land Uses and Land Value Estimates 


Commercial office space 785,000 sq.ft. 


Condominium (1300 gr.sq.ft./unit) 225 units 


3. Estimated Total Land Value 


Land Value 
Index Land Value 
$15/sq.ft. $11,775,000 


$23 ,000/unit $755'1757000 


16,950,000 


Note: The estimated market value of the land is based on this scenario. 
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SITE #9 _ELLESMERE/McCOWAN 
II. MTPR REZONING SCENARIO 


1. Site Data 
Site area - 9.0 acres (392,040 sq.ft.) 


FSI of development scheme = 3.28 X 


2. Land Uses and Land Value Estimates 


Commercial | Land Value 

Index 
Commercial office building 535,000 sqe tr. $15/sq.ft. 
Government office building CD OOO SS Cant. $15/sq.ft. 
Total commercial development 785,000 sq. it. 


Residential 


Condominium (1300 gr.sq.ft./unit) 170 units $23,000/unit 
Rental CT300Fgr-sq-ft./unit) 170 units $15,000/unit 
seniors’ (800 gr.sq.ft./unit) 200 units $12,000/unit 
Total residential 540 units 


3. Estimated Total Land Value 
Estimated land value net, of government office building 


| MTPR September, 1987 


Land Value 
$ 8,025,000 
$53:3750, 060 
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SITE #10 5000 YONGE STREET 


I. MTPR (A) - EXISTING OFFICIAL PLAN (Note: This scenario differs from the 5000 


Yonge Report (Two) as 155 condominium units 
1. Site Data are replaced by 252 seniors units) 


Site area - 9.86 acres (429,500 sq.ft.) 
FSI of development scheme = 4.5 X 


2. Land Uses and Land Value Estimates 


Index 
Commercial office building 550,000 (sq. fr. $48/sq.ft. 
Government office building S90 0005S. tts $48/sq.ft. 
Retail space 125,000" saci. $48/sq.ft. 
Condominiums (1300 gr.sq.ft./unit) 400 units $30,000/unit 
Seniors units (800 sq.ft./unit) 252 units $12,000/unit 
Performing Arts Centre 85,000 sq.ft. -- 
Total development 2.025 ;00CESG. Tt 
Demolition 76,000 sq.ft. S:15/S07TC: 


3. Estimated Total Land Value 


Province’s Share (75%) 


Total land value net of government office building 


Province’s share (75%) 


Estimated land value assuming 155 condos @$30,000 instead of seniors 


Province’s Share (75%) 
MTPR September, 1987 


Land Value 
$26,400,000 
$26,400,000 
$ 6,000,000 


$12,400,000 
$ 3,024,000 


($ 380,000) 


$73,444,000 


95,083,000 


$47,044,000 


$35,283,000 


$75,070,000 


56,302,000 
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SITE #10 5000 YONGE STREET 


II. MTPR _(B) - AMENDED OFFICIAL PLAN (Note: This scenario differs from the 5000 
Yonge Report (Two) as 200 condominium units 
1. Site Data are replaced by 325 seniors units) 


Site area - 9.86 acres (429,500 sq.ft.) 
FSI of development scheme = 4.8 X 


2. Land Uses and Land Value Estimates 


Commercial office building 585,000 sq.ft. 
Government office building 575,000 sq.ft. 
Retail space 125,000 sq.ft. 


Condominiums (1300 gr.sq.ft./unit) 400 units 
Seniors units (800 gr.sq.ft./unit) 325) unats 


Performing Arts Centre 85, 000i-sa: Et. 
Total development 2,150,000 sq.ft. 
Demolition 76,000 sq.ft. 


3. Estimated Total Land Value 
Province’s Share (75%) 
Total land value net of government office space 


Province’s Share (75%) 


Index 
$48/sq.ft. 
$48/sq.ft. 
$48/sq.ft. 


$30,000/unit 
$12,000/unit 


$35/saett. 


Estimated land value assuming 200 condos @$30,000/unit vs. sen. units 


Province’s Share (75%) 
MTPR September, 1987 


Land Value 
$28,080,000 
$27,600,000 
$ 6,000,000 


$12,000,000 
$ 3,900,000 


($ 380,000) 
$77,200,000 
$57,900,000 
$49,600,000 
$37,200,000 
$79 , 300,000 


59,475,000 
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SITE #10 5000 YONGE STREET 


III. MTPR (C) - RESIDUAL SITE (EXCLUDING P.A.C.) 


1. Site Data 


Site area - 7.36 acres (320,600 sq.ft.) (excludes P.A.C.) 
FSI of development scheme = 4.9 X 


2. Land Uses and Land Value Estimates 


Commercial 


Index 
Commercial office building 585,000 sq.ft. $48/sq.ft. 
Government office building 540,000 sq.ft. $48/sq.ft. 
Retail space 125,000 sq.ft. $48/sq.ft. 
Total commercial development 17250, 0005sq. tt. 
Residential 
Condominiums (1300 gr.sq.ft./unit) 250 units $30,000/unit 
Total development 1575, 0008sa. Tt. 
Demolition 7, O00 eS ai ke 3) 5/sq.ft. 


3. Estimated Total Land Value 


Land value net of government office building 


MTPR September, 1987 


Land Value 
$28,080,000 
$25,920,000 
$ 6,000,000 


$60,000,000 


7,500,000 


($ 380,000) 


67,120,000 


41,200,000 
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SITE #11 FALSTAFF /KEELE 


I. CURRENT ZONING SCENARIO 

1. Site Data 

Site area - 24.1 acres (1,049,800 sq.ft.) 
2. Land Uses and Land Value Estimates 
Institutional Use 

Demolition 32, 0000sq:tt, 


3. Estimated Total Land Value 


II. MTPR REZONING SCENARIO 

1. Site Data 

Site area - 24.1 acres (1,049,800 sq.ft.) 
2. Land Uses and Land Value Estimates 

Park land | 2 acres 
Single family lots (40 ft.) 110 lots 


Less servicing cost 
Seniors’ (800 gr.sq.ft./unit) 200 units 


Demolition . $2,000 sq.ft: 


3. Estimated Total Land Value 
MTPR September, 1987 


Index 
$150,000/acre 


$25/sq.tt. 


Index 


$2600/frontage ft. 
$ 600/frontage ft. 


$12,000/unit 


$55/sa- ic 


Land Value 
$3,615,000 


($ 160,000) 


$3,455,000 


Land Value 


$11,440,000 
($ 2,640,000) 
$ 2,400,000 
($ 160,000) 


11,040,000 
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SITE #11 FALSTAFF /KEELE 


III. PRIVATE SECTOR REZONING SCENARIO 


1. Site Data 


Site area - 24.1 acres (1,049,800 sq.ft.) 


2. Land Uses and Land Value Estimates 


Park land 2 acres 


Single family lots (40 ft.) LZ5'210ts 
Less servicing cost 


Demolition Sc, 0008SdetiLe 


3. Estimated Total Land Value 


Index 


$2600/frontage ft. 
$ 600/frontage ft. 


$257 Sqetu: 


Land Value 


$13,000,000 
($ 3,000,000) 


($ 160,000) 
$ 9,840,000 


Note: This scenario represents the estimated market value of the land. 


MTPR September, 1987 
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SITE #12 HIGHWAY 427/BURNHAMTHORPE 


I. CURRENT ZONING SCENARIO 


1. Site Data 


Site area - 9.6 acres (417,300 sq.ft.) 
FSI of development scheme = 0.8 X 


2. Land Uses and Land Value Estimates 


Commercial office building 334,560 sq.ft. 


3. Estimated Total Land Value 


II. MTPR SCENARIO 


1. Site Data 


FSI of development scheme = 2.24 X 


2. Land Uses and Land Value Estimates 


Commercial office building 650,000 sq.ft. 
Retail space 155 000msa: ft: 


Condominiums (1300 gr.sq.ft./unit) 


3. Estimated Total Land Value 


MTPR September, 1987 


15/7 Sdett $ 5,018,400 
$ 5,018,400 

Index Land Value 
ST57Sa7t th $ 9,750,000 
Su5/Sa- tt $. 225,000 


$21,000/unit $ 5,670,000 


15,645,000 
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Sys al HIGHWAY 427/BURNHAMTHORPE 


III. PRIVATE SECTOR REZONING SCENARIO 


1. Site Data 
Site area - 9.6 acres (418,200 sq.ft.) 


FSI of development scheme = 1.5 X for the commercial component (5.1 acres) 
60 units/acre for the residential component (4.5 acres) 


2. Land Uses and Land Value Estimates 


Index Land Value 
Commercial office building S1650007sq- ft. S15 /squtt. $ 4,770,000 
Retail space 15-000 =sq-tt- S157 Sq. 1c. $ 225,000 
Condominium (1300 gr.sq.ft./unit) 270 units $21,000/unit $ 5,670,000 
3. Estimated Total Land Value $10,665,000 


Notes: This scenario represents the market value of the land. 


The commercial component of the scheme was reduced, compared to the 
MTPR Scenario, to reflect the likely opposition to a commercial 
development with a density greater than 1.5 X land area. 


MTPR September, 1987 
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SITE #13 LAKESHORE PSYCHIATRIC 


I. CURRENT ZONING SCENARIO 
1. Site Data 
Site area - 63.5 acres (2,766,060 sq.ft.) 


2. Land Uses and Land Value Estimates 


—eerrr— ee Et ES SD 


| Index Land Value 
Institutional Use $150,000/acre $9,600,000 
I]. MITPR (A) - REZONING SCENARIO 
1. Site Data 
Site area - 64.0 acres (2,787,840 sq.ft.) 
2. Land Uses and Land Value Estimates 

Index Land Value 

Park land | 32 acres $150,000/acre $ 4,800,000 
Retail/commercial space 50,000 sq.ft. $36/sq.ft. $ 1,800,000 
Condominiums (1300 gr.sq.ft./unit) 1000 units $19,000/unit $19,000,000 
Seniors’ (800 gr.sq.ft./unit) 200 units $12,000/unit $ 2,400,000 
3. Estimated Total Land Value $28,000,000 


Note: This scenario is represents the estimated market value of the land. 


MTPR September, 1987 
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SITE #13 LAKESHORE PSYCHIATRIC 


III. MTPR (B) REZONING SCENARIO 


1. Site Data 


Site area - 64.0 acres (2,787,840 sq.ft.) 


2. Land Uses and Land Value Estimates 
Institutional 
Park land 32 acres 


Commercial 


Retail/commercial space 50,000 sq.ft. 


Residential 
Condominiums (1300 gr.sq.ft./unit) 500 units 


Seniors’ (800 gr.sq.ft./unit) 100 units 


3. Estimated Total Land Value 


MTPR September, 1987 


Index Land Value 


$150,000/acre $ 4,800,000 
$36/sq. ft. S17 680.000 
$19,000/unit $ 9,500,000 
$12,000/unit $ 1,200,000 


$17,300,000 
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METRO TORONTO PROPERTY REVIEW 
"DEVELOPMENT MECHANISMS 


A. ALTERNATIVE DEVELOPMENT MECHANISMS 


The Province has several available options in dealing with its surplus 
properties in the Toronto area. Some properties have similar 
considerations which will lead to a similar plan of action, while other 
properties have more unique characteristics which will require a more 


creative disposition/development formula. 


Analyzing the alternative development mechanisms involves identifying 
the political, financial, and managerial trade-offs of each solution. 
The chosen course of action must balance potential profit with other 


"non-monetary" factors. 


It should be noted that in most cases the optimal mechanism will be 
outright disposal, through a tender call. This option is the simplest 
to structure and manage. Although it may not be the most profitable 
alternative, it does serve to minimize the financial and political 


risk: 


1. Province as Sole Developer 


The Government of Ontario has the managerial expertise to develop its 
own properties. This alternative is likely to be optimal in cases 


where the Province will be the only user on the site. In these 
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Situations, developing in-house avoids paying for the developer’s 
profit, and also avoids leasing when the Government could own the 


space. 


In situations where the Province’s accommodation needs represent only a 
minor component in a project, it is advisable that the province not act 
as the developer. There may be a perceived ethical problem in the 
Government competing with the private sector, when market forces do not 
warrant such intervention. Further, if the Province takes on a project 
which could have been left to private developers, it leaves itself open 
to political embarrassment, should the project go sour or should the 


industry as a whole go into a recessionary period. 


2. Land Lease to Developers 


The main advantage to the Province of the land lease approach is that 
it retains ownership of the land and generates a positive cash flow, 
without having to commit any further capital. This alternative should 
be considered when a short-term or medium-term user can be found for a 
site, where, at the same time, the Province wants to benefit from the 


long-term land value appreciation potential of the location. 


Typically, land lease payments are based on the market value of the 
land. However, often these payments are reduced in the first 5 to 10 
years of the lease, to compensate for the high capital costs and 


gradually increasing profitability of a project. 
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In many cases, the market value of the land is periodically re- 
evaluated and the land rent is then adjusted accordingly. This can 
create problems when the market value of the land increases sharply but 
the value of the improvement on the land does not keep in step with 
increased land values. For the developer, the result is an increase in 


rent without a commensurate increase in marketability of the project. 


In order to avoid this problem and at the same time allow the land 
owner to participate in the development revenue, land rent can be based 
on a lower fixed payment plus a specified portion of the revenue 
generated by the project. In this way, rent paid by the developer more 
closely approximates the marketability of the project while reducing 
the outflow of cash in the start up period. One problem with such an 
arrangement is that the land owner may be penalized for the mistakes 


made by the developer in planning or managing the development. 


Another complication with land leases relates to the requirement, in 
most agreements, to calculate the residual value of the property at the 
end of the lease term. The land owner will usually have to pay the 
EVEL Ope? a lump sum upon the reversion of the property. A formula or 
method for arriving at the reversionary value of the property and the 


subsequent payment must be agreed upon, from the outset. 


Finally, it should be noted that condominium projects on leased land 
can create legal and marketing complications. For this reason, 
developers have been reluctant to enter into a land lease when a 


condominium project has been involved. 
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3. dgoint-Venture 


The Province has the option to enter into a joint-venture with a 
developer in order to participate in the development of its properties. 
A joint-venture would seem most fitting, from a political perspective, 
where the development involves a relatively low-risk project, since the 
Province’s exposure to losses would be minimized. On the other hand, 
where the Province’s intention is to promote a certain type of project, 
not provided by the private sector, a high risk venture might be 


acceptable. 


In a joint-venture, the Province could act as a silent partner, whereby 
it would provide the land, and possibly, some initial capital and would 
only be involved in the major decisions effecting the project. 
Alternatively, the Province could be an active partner, managing the 
day-to-day activities of the project, hand-in-hand with the private 


developer. 


From the developer’s typical perspective, the least Government 
involvement in the management of a project, the better. The private 
sector and the public sector have different objectives, concerns, and 
criteria for making decisions. These philosophical and practical 
conflicts of interest would come to a head should a project have 


problems that could require that some hard decisions be made. 


Aside from the profit motive, a joint-venture would allow the Province 


to exert more control over how the site is developed. At the same 
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time, the Province would benefit from the developer’s expertise in 


construction, marketing, and property management. 


Furthermore, tax considerations could put the Province in a more 
favourable position since it could effectively sell tax write-offs to 
its joint-venture partner. Tax deductions such as capital cost 
allowance (CCA) and loss carry-forwards generated by the development 


are useless to the Province since it is a non taxable entity. 


Both parties would benefit in a situation whereby the private developer 
would have right to the full value of these tax write-offs. In 
exchange the Province could receive accommodations at a discounted 
rental rate (if space was required at the particular site), or it could 
be entitled to a greater share of the profits from the project than 


would otherwise be the case. 


A major pitfall of joint-ventures is the possibility of creating 
alliances which may become politically damaging. This situation would 
arise should the developer/partner find itself in financial difficulty 


‘or for some reason generate a poor public image. 


It should be noted that developers will probably not go into a joint- 
venture with Government unless they are compensated for the 
restrictions and risks that this structure would impose on them. This 
could mean that the Province would have to be prepared to strike a deal 
that would be relatively more profitable to the developer than would 


otherwise be the case. 
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4. Disposal /Outright Sale 


Most developers like things simple, straightforward, and easy to 
analyze. Therefore, the outright sale of the Province’s properties, 
free of encumbrances, can be expected to generate the most developer 


interest and consequently the highest revenue for the Province. 


This course of action allows the Province to get its money "up front", 
unaffected by the success or failure of the project, or by any future 
market fluctuations. This also reduces much of the political risk 


involved in dealing with its surplus properties. 


Of course, there is always the possibility of selling a property at a 
price below its fair market value and then having a_speculator 
subsequently re-sell the property, at a significant profit. This 
possibility can be minimized by assessing the value of the land shortly 
before going to market, and by calling for tenders, with a stipulated 
minimum bid. The tender call can be structured in such a way as to 
allow the Province to reject all bids if it is not satisfied with the 


financial results of the process. 


A caution with respect to the disposition of its properties, involves 
the possibility that the same developer wins several high profile bids. 
The Province may be well advised to distribute the business around, in 


order to avoid accusations of preferential treatment. 
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The result of outright disposition is not necessarily "pure" profit 
maximization. A developer will discount the value of a site to provide 
a certain return for the time value of his money, and for the risk he 
is undertaking. However, the outright sale solution does allow the 
Province to benefit from the market value of its land while avoiding 


the political and financial risks of other alternatives. 


Ss 
SZ 
oC) 


(te 


cre eee, 
salon Adela aa du ousiae 
oo) ae far ie on ral? - 


. 
—eP * ' 
: ed 1 oS 5? 
_ "ey = a | 7 5 5 _ — ’ be on ; Pins : ; 
» » rae , _ : 
a Cae ' 
= i - o - ” 
| : Aig: a eae n 
| yrs: . 
- 7 i. 
a 
+ 
- 
\ 
( 
{ 
\ 
: { 


B. SITE SPECIFIC OPTIMAL MECHANISM 


#1) 90 Harbour Street - Hold 

Given the present uncertainty with respect to the City’s policy 
regarding development along the waterfront and the increase in product, 
to be provided by the World Trade Centre and Waterpark Place Phase II, 
the Province is advised to hold its land. A better climate will 
present itself once the controversy over waterfront development has 


blown over and the oncoming projects have been successfully marketed. 


#2) & #3) East Bayfront (LCBO) and (OPP) - If a deal is negotiated with 
Torstar, the transaction should be based on a land lease, otherwise the 


land should be held for future sale. 


Both these sites represent speculative land development/value potential 
to developers, as the commercial market has yet to extend far enough 
eastward to include East Bayfront. Developers would likely only be 
prepared to pay relatively low speculative prices for this land, if it 


was put on the market, at this time. 


The Province is advised to hold the land until the commercial potential 
of the area matures. Holding the land would also allow the Province 


time to get the site rezoned to reflect to its commercial potential. 


If Torstar is to be accommodated on this site, it should be through a 


land lease, so as not to transfer the speculative potential of the site 


nble 


(tr 


at sath sag lay 

Cie eens tained bi 20 ge a Pune cn soi a” 

zen fngnqaTsyab pany tss dew 73V0 eenavoron ae aon Vaedt eas 
shasedvame yt periaaus heed saved stsebeng pitinesno ait bi favo mate 


x 


aiw bore sipen ct leah ¢ ¥ ~ STAR, bite (ea) fone $252 (E6 S (se } 
wd or tervaitto arta bao! & #0 seaed si ibfore notfoutast?, ont, +eF2a0T~ 


F 
| elsz ewido? Tot plan ad bCidds traf, 9 9 4 a. 
; a “wy 

B1383/ 90 AUT EVAShoNRe lSvED BoET evi te fussqe Inezwiget.zeste sedad bfod: : oe ‘i 
dpvtne 43 brBthe oF I agd Soda Fata’ Snt en EMSIOL OVER” OF 0) aan : 
“Bq, Wino: VPaaT ig avagoloved  .tq0ntyee Jind sbulont 2! ‘brewiase T. FA 

37) tt. bheT whit sat zanna SvitaTunagz Wel yisyitn!s4 vas o2 Da taterg: 
| ‘BMbI 2tito ts ,Joevem od3. wo) feo Sew, : 7 oY 


' 
ae 7 iu 
f 


latigseog istovonmad sa% Litaw bast ad?’ bow ot boztvbsiz} aoabvend oAT 7% aa 
¢ . 7 2 : _ 
nVON oY WOlls oats Ufbew nel gtd pathiot seswwied gees, sit Sp. sm 
: - r 
¥) 


fs! 1NSI0q-1a torcommos ast 93 ioaftetos benose7 sti one rap bd amit 


a tevorys of Blunts +f ‘ante: site no Detaberns ros, a oy zt weteiet 
Sinz et tO [stinedug syiteldgsqe ead vavansie “30 Y0n ae oe se09f obrr 


7 


. 7" 


to Torstar, at an industrial land-use selling price. Since the life of 
the proposed Torstar plant is expected to be 30 years, this should be 


the term of the land lease. 


The possibility of participating in the development, or sale to a 
developer, of the Torstar sites (One Yonge Street and MT 27) should be 
considered if the political decision is to sell the East Bayfront site 


to Torstar at an industrial value. 


With respect to the potential computer centre, the Province should sell 
the land outright. This is suggested assuming the proposed user would 
be paying the current fair market value of land. It is recognized that 
there is a trade-off between the long term commercial potential for the 


site and its current achievable price. 
#4) 70 Lombard Street - Outright Disposal 


As the development scenario assumes co-op assisted housing, the land 
should be sold to a crop developer, in this case, to the one showing 


consistent interest, the Labour Council Development Foundation. 
#5) 145 Queen Street West - Outright Disposal 


This site represents a prime commercial development opportunity which 
would generate considerable developer interest. A call for tender 
bids would allow market forces to generate the highest possible value 


for the Province’s land. 
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#6) Armoury/Chestnut - Sole Developer 


Since the Province owns the site and the only users will be the Courts 
and ancillary agencies, the Province shown maintain ownership and 


oversee the development of the project. 


#7) East of Bay - Outright Disposal 


This site is complicated due to the various planned uses, and will 
probably have to be sold in separate parcels, since few developers have 


the expertise required to handle the entire project. 


The Ballet/Opera parcel should be studied further so as to develop a 
project acceptable to all parties concerned. The issue at hand is the 


trade-off between public benefit and commercial potential of the site. 


The co-op housing component should be sold to the Co-operative Housing 
Federation of Toronto Inc. The non-profit housing component should be 
sold to CityHome. The private residential component should be sold 


through a tender call. 


The portion of the site on which a commercial building is to be built 
should be sold to a private developer who would develop the site 
independently from the Ballet/Opera. Alternatively, the commercial 
tower could be developed as an integral part of the Ballet/Opera by a 


builder who would manage the entire project. 
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#8) 2195 Yonge - Qutright Disposal 


Since the Province requires 35,000 sq.ft. of office space at this 
site,the proposal call could suggest providing this space to the 
Province at a reduced rate (or free), in exchange for a lower selling 


price for the land. 


#9) Ellesmere/McCowan - Outright Disposal 


The only caution in selling this site concerns the City of Scarborough 
land separating the Province’s site with the subway station. The 
province should design its development scheme with the participation of 
the City of Scarborough, so as to better integrate the overall 


marketability of its site with its neighbour. 


#10) 5000 Yonge Street - Outright Disposal/Sole Developer 


The portion of the site not required by the Province, should be sold to 
developers. The residential buildings may be sold piecemeal or as a 


package. 


The Province should develop its own office building, since it has the 
resources to do so. The cost of common elements in the commercial 
development would have to be shared, based on terms negotiated between 


the Province and the private developer. 
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#11) Falstaff/Keele - OQutright Disposal 


#12) Highway 427/Burnhamthorpe - Hold the commercial portion of the 
site and Outright Disposal of the residential portion. 


Given the present glut of office space coming on-stream in this market 
area and the expected continuation of the present rate of development, 
the Province should hold the commercial component of the site until the 
supply/demand equation is more favourable. The residential portion of 


the site should be sold outright. 


#13) Lakeshore Psychiatric - Outright Disposal 


Humber College, the adjacent landowner, is interested in selling its 
land jointly with the Province’s site. However, there is no reason to 
conclude that such a participation would enhance the value of the 
Province’s land. Unless it can be shown that value can be created by 
transferring densities within a combined site, it is suggested that the 


Province sell its land outright. 
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